Stafford Borough Council

Statement of five year supply of Housing Land (as at 31 March 2011)

1
Background
1.1
Planning Policy Statement 3 (PPS3) Housing was published in November 2010, replacing the previous Planning Policy Statement 3: (PPS3) Housing (2006). The PPS seeks to ensure that the planning system delivers a flexible, responsive supply of housing development land.  It requires that Local Planning Authorities identify sufficient specific deliverable sites to deliver the first five years of the housing provision as proposed in the Regional Spatial Strategy and that a five year supply is maintained throughout the remainder of the plan period.  This statement has since been supplemented by guidance from the Planning Inspectorate and Demonstrating a 5 Year Supply of Deliverable Sites (2007) published by the Department for Communities and Local Government. 

1.2
This document sets out Stafford Borough Council’s residential land supply position as at 31st March 2011 and considers the likelihood of that supply constituting a five year supply of housing land. The identified supply includes sites already under construction but not yet complete, those with planning permission but where work is yet to commence and sites that have potential to come forward for development based on a realistic expectation that development will occur within the next five years.

PPS3 Requirements

1.3
Local Development Documents (as part of the Local Development Framework) are required to set out the policies and strategies for delivering the level of housing provision, including identifying broad locations and specific sites that will enable continuous delivery of housing.  Sufficient deliverable sites should be identified to deliver housing in the first five years, with a further supply of specific, developable sites for years 6-10 and, where possible for years 11-15.

1.4
Prior to the adoption of Local Development Documents, Local Planning Authorities need to demonstrate an up-to-date five year supply of “deliverable” sites and since the 1 April 2007, Local Planning Authorities have been required to have regard to PPS3 as a material consideration.  Where authorities cannot demonstrate a five year supply, PPS3 states that they should consider favourably planning applications for housing, by having regard to the policies in the PPS.

1.5
For sites to be considered deliverable, PPS3 states they should be:-

· 
available - the site is available now

· suitable - the site offers a suitable location for development now and would contribute to the creation of sustainable, mixed communities

· achievable - there is reasonable prospect that housing will be delivered on the site within five years.

1.6
In determining land supply PPS3 states that an allowance for windfalls1 should not be included in the first 10 years of land supply unless Local Planning Authorities can provide robust evidence of genuine local circumstances that prevent specific sites being identified. In these circumstances, an allowance should be included, but should be realistic having regard to the Strategic Housing Land Availability Assessment, historic windfall delivery rates, and expected future trends.  No advice is offered in the PPS as to what constitutes “genuine local circumstances”.

DCLG Advice to Government Offices and the Planning Inspectorate (April 2007)

1.7
This paper sets out advice to Government Offices and the Planning Inspectorate in considering whether Local Planning Authorities are able to demonstrate a five year supply of specific sites, which are deliverable under the terms of Paragraph 54 of PPS3 - this applies both to initial assessments (i.e. as was the case with the initial Stafford Borough Council Study dated December 2007 reflecting the situation as at 31st March 2007), in addition to those carried out as the five year supply is regularly reviewed and rolled forward (as required by PPS3).

2
Process of establishing a Five Year Housing Supply
2.1
PPS3 sets out the following three main stages to be followed in establishing whether a five year supply of housing land can be demonstrated:-


(i)
identify the housing provision (policy) and residual requirement figures;


(ii)
identify those sites that comprise the housing supply;


(iii)
assess whether the potential sites identified are actually deliverable.

(i)
Identifying the housing provision (policy) and residual requirement figures
2.2
The advice note produced by the Department for Communities and Local Government (as referred to above) gives clear guidance on which housing policy figure should be used in undertaking housing land supply studies and this is set out in paragraph 5(i) of that note accordingly:-



“ …. Local Planning Authorities should use, where available, housing provision figures in adopted Development Plans, adjusted to reflect the level of housing that has already been delivered (within the lifetime of the current plan) …. “

2.3
Insofar as the Stafford Borough area is concerned, the Development Plan currently comprises:-

· the Regional Spatial Strategy

· the Staffordshire and Stoke on Trent Structure Plan*

· the Stafford Borough Local Plan*


(* as amended following the “saved policies” procedure)

2.4
It should be noted that in June 2010 the coalition Government signalled its intention to abolish Regional Spatial Strategies and their associated housing growth targets through the Democracy and Localism Bill due to be passed in November 2011.
The Approved Regional Spatial Strategy

2.6
In June 2004, Regional Planning Guidance for the West Midlands was 
adopted. Following commencement of Part 1 of the Planning and Compulsory 
Purchase Act 2004, this has now been revised to be the Regional Spatial 
Strategy (RSS) and this - as previously outlined - constitutes part of the 
statutory development plan for the Stafford Borough Council area. However it should be noted that in June 2010 the coalition Government signalled its intention to abolish Regional Spatial Strategies and their associated housing growth targets through the Democracy and Localism Bill. Under the existing Regional Stafford Borough Council area as set out below results in an overall requirement of 5,602 dwellings for the period 2001 - 2021:-

	Annual average rate of housing provision 2001 - 2007


	375



	Annual average rate of housing provision 2007 - 2011


	323

	Annual average rate of housing provision 2011 - 2021


	206

	375 X 6
=
2,250
(2001 - 2007)

323 X 4
=
1,292
(2007 - 2011)

206 X 10
=
2,060
(2011 - 2021)

 

Total

=
5,602
(2001 - 2021)




=
280 per year for the duration of the Plan period (i.e 2001 – 2021) 




Stafford Borough Five Year Housing Requirement

2.7
The Regional Spatial Strategy for the West Midlands area therefore, as 
outlined above, requires the provision of 5,602 dwellings in the Stafford 
Borough area between 2001 - 2021.  As of the 1st April 2011, a total of 4,572 
dwellings had been built in the Borough between 2001 - 2011, equating to an 
average of 457 dwellings per annum; therefore, in order to meet the 5,602 
dwelling requirement an additional 1,030 dwellings will need to be provided in 
the 10 years from 2011 - 2021 and this equates to 103 per year or 515 over a 
five year period.

Table 1

	FIVE YEAR HOUSING LAND SUPPLY
	1 April 2011 - 31 March 2016

	RSS requirement (2001-2021)


	5602
	

	Year
	Completions
	Requirement
	Shortfall/ Surplus



	2001/02
	677
	375
	

	2002/03
	567
	375
	

	2003/04
	604
	375
	

	2004/05
	321
	375
	

	2005/06
	442
	375
	

	2006/07
	449
	375
	

	2007/08
	581
	323
	

	2008/09
	518
	323
	

	2009/10
	193
	323
	

	2010/11
	220
	323
	

	Total Completions since 2001
	
4572
	3542
	
+1030

	annual average completions
	
457
	
	

	Requirement over rest of plan period
	
1028
	
	

	Annual requirement for rest of plan period (1028 ÷ 10)
	
103
	
	

	2011/12
	
	
103
	

	2012/13
	
	
103
	

	2013/14
	
	
103
	

	2014/15
	
	
103
	

	2015/16
	
	
103
	

	Total 5 Year Requirement
	
	
515
	


Identifying a Five Year Housing Supply

2.8
The Borough Council updates and publishes, on an annual basis, a Housing 
Land Availability monitor entitled “Land for New Homes”, this sets out details 
of all sites with planning permission (including “in-principle” approvals) for 
residential development (including those actually under construction) within 
Appendix 1 to that document, whilst Appendix 2 lists the status of all the 
residential allocations included within the adopted Stafford Borough Local 
Plan.  It is the 2011 Land for New Homes Monitor which constitutes the 
statistical database insofar as establishing the level of residential supply in the 
Borough as at 31st March 2011 is concerned, and reference should be made to 
that document for details of the committed residential land supply as at 31 
March 2011.

2.9
The 2011 Land for New Homes Monitor indicates the following information 
concerning the committed residential land supply:-


Outline Planning Permission 
1579


Full Planning Permission
873

Extensions of Time                              94




____




2546


In-principle approvals
531


(ie subject to Section 106


Agreements)




____


Total

3077


Unimplemented residential 
959


allocations in Stafford 


Borough Local Plan




____


Overall Total
4036



____
Are the sites deliverable?

2.10
This section considers the extent - if any - of adjustments that need to be 
made to the above figures having analysed the “deliverability” of the various 
components of the residential land supply:-

(a)
Sites with Planning Permission
2.11
The DCLG Guidance Note identifies sites that have planning permission (outline or full) that have not been implemented as having potential to deliver housing within the five year period.

2.12
Those sites with planning permission which are included within the Land for New Homes 2011 Monitor:-

· vary in size from single plots to sites of several hundred dwellings

· include both greenfield and brownfield land

· comprise new build, changes of use and conversions

2.13
Given that all the 2546 units referred to above have the benefit of an extant residential consent all were considered to be such potential sites and, consequently, none of them have been assessed on an individual basis in terms of their deliverability.

Are any adjustments needed to the committed land supply figure?
2.14
A 10% “lapse rate” is quite commonly applied in studies of this type to reflect the likelihood that some of the sites will not come forward during the five year period.

2.15
Accordingly the committed figure of 2546 units is consequently reduced by 254 units to give a revised total of 2292 units.

(b)
Unallocated Brownfield Sites without Permission
2.16
The DCLG Guidance Note provides for the inclusion of such sites provided that they:-

· meet the tests of deliverability as set out in paragraph 54 of PPS3

· will make a significant contribution to the delivery of housing during the five year period

· have made sufficient progress through the planning process to be able to be considered to be deliverable

2.17
The Borough Council’s interpretation of the third stipulated criteria is that the sites concerned would equate to those sites referred to above as being “in-principle approval sites” i.e. those sites which have received a resolution to grant planning permission subject to the signing of a Section 106 Agreement. Clearly such sites therefore fully meet the requirement of having made “sufficient progress” through the planning system.

Are any adjustments needed to the supply figure for unallocated brownfield sites?

2.18
The DCLG Guidance Note specifically refers to brownfield unallocated sites.

2.19
Of the 531 units referred to above as being on “Section 106” sites, all will be provided on sites that are classed as being previously developed i.e. “brownfield” land.

2.20
Consequently, the contribution from unallocated Section 106 sites is 531 units.

(c)
Allocated Sites
2.21
Again, the DCLG Guidance Note identifies - and provides for the incorporation of - as potential sites, those that are allocated for housing in the Development Plan.

2.22
The adopted Stafford Borough Local Plan comprises part of the Development Plan relating to the Borough and has been subject to the “saved policies” procedure, the result of which being that unimplemented allocations have been carried forward.

2.23
At the time of adoption of the Stafford Borough Local Plan, the figures attributed to the residential allocations contained therein were considered to be both appropriate and achievable.

2.24
Having re-assessed the unimplemented residential allocations against the deliverability tests of paragraph 54 of PPS3, the Borough Council considers that those sites and the housing capacity figures attributed to them are appropriate and valid for inclusion within the remit of this Five Year Land Supply Study.

(NB:
For the avoidance of any doubt, this study makes no provision for the inclusion of any allowance for the contribution from those sites which have been suggested as possible residential allocations within the Core Strategy or the Site-specific Allocations and Policies Development Plan Document as part of the emerging Local Development Framework.) 

Are any adjustments needed to the supply figure for unimplemented residential allocations?

2.25
The Borough Council considers that, having been through a public inquiry and continuing to comprise part of the Development Plan, the contribution from such allocated sites towards the overall land supply remains valid and is not aware of any reason(s) why the capacity from such sites should be amended in any way.

2.26
Consequently, the contribution from such sites remains unaltered at 959 units.

(d)
Strategic Housing Land Availability Assessment (SHLAA)
2.27
This exercise has identified an allowance of 429 units (from 2011 – 2016 since this allowance is taken post adoption of the LDF)

Amended Residential Land Supply Figure

2.28
To summarise the findings of the four sections above, the identified residential 
land supply comprises:-

· Outline and Full/Reserved Matters
2292



Permissions

· Section 106 Sites (otherwise

531



referred to as Brownfield unallocated)
____






2823

· Unimplemented residential

959



allocations within adopted



Stafford Borough Local Plan






____



Overall Supply

=
3782
· SHLAA Sites


429






____

(
Overall supply


4211





____

Is there a Five Year Supply of Housing Land?

Table 2

	FIVE YEAR DELIVERABLE HOUSING SUPPLY
	1 April 2011 - 

31 March 2016

	
	

	5 Year requirement
	
515

	Annual Average requirement
	
103

	5 Year Identified Supply
	
2823

	Equates to:
	
27.41 years supply

	Other sources of supply within five years
	

	Potential allocations and SHLAA sites coming forward
	


	TOTAL FIVE YEAR SUPPLY
	
4211

	Equates to:
	
40.88 years supply


3.
Conclusion

3.1

The Borough Council has demonstrated the following calculations of 


residential land supply:-

· Based on Committed Land Supply:
27.41 years

· Based on Committed Land Supply:
40.88 years




together with unimplemented 




residential allocations in adopted




Stafford Borough Local Plan and




potential contribution from SHLAA sites

3.2

In the light of:

· the track record to date of a high level of both permissions and completions on residential windfall sites;

· the high levels of extant permissions; and 

· the forecast progress on the appropriate Local Development Documents as set out in the Borough Council’s approved Local Development Scheme

3.3

The Borough Council considers that the necessary residual annual average 
level of housing completions (103 per year) for the duration of the five year 
period under consideration (i.e. up to 31st March 2016) will not only be met but 
in all likelihood will be exceeded, and that the identified level of residential 
land supply will be more than is required to meet the residual annual 
requirement.

3.4

There is, therefore, no evidence to suggest that planning applications seeking 

approval for residential development should be permitted solely as a result of 

a lack of a five year supply of deliverable housing sites.

Monitoring the Five Year Supply

3.5

New residential planning permissions and any amendments to extant consents (in this respect, the Borough Council is particularly mindful of the need to closely monitor the “expiry date” of residential planning approvals given that both outline and full planning permissions currently have a three year life) are recorded on an ongoing basis, whilst dwelling completions are 
recorded annually. Together this information contributes towards and is 
published in the annual housing monitor entitled “Land for New Homes”. The 
Borough Council is committed to monitoring the five year supply of deliverable 
sites on an annual basis, linked both to the publication each year of the Land 
for New Homes monitor and also to the Annual Monitoring Report with progress of relevant Local Development Plan Documents.  However, this position statement may be updated in the intervening period to take account of any significant changes.

3.6

The Borough Council is also committed to adopting the use of good practice 

examples of Five Year Land Supply Studies, and in endeavouring to achieve 

the best possible information concerning the availability and deliverability of 

sites.  With this in mind, the Borough Council could consider the initiation of a 

regular dialogue with local developers and other stakeholders who are key to 

the deliverability of large scale housing developments, as part of the move 

towards the overall implementation and monitoring of the Local Development 

Framework.

































1 Windfall sites are those which have not been specifically identified as available in the local plan process.  They comprise previously-developed sites that have unexpectedly become available.  These could include, for example, large sites resulting from a factory closure or small sites such as a residential conversion or a new flat over a shop.
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